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Subject: Sonoma County LCP Major Amendment Number 1-06 (Second Units). 
Proposed major amendment to the Implementation Plan of the County of 
Sonoma certified Local Coastal Program to be presented for public hearing and 
California Coastal Commission action at the Commission’s September 11, 2008 
meeting to take place at the Wharfinger Building, 1 Marina Way, in Eureka.  

Executive Summary 
Sonoma County proposes to amend Chapter 26C (Coastal Zoning Ordinance) of the Sonoma 
County LCP to revise procedures and standards for second dwelling units, add provisions for 
homeless shelters in urban zoning districts, specify minimum residential densities, and remove 
restrictions on Type A and C density bonus projects located within 1/4 mile of a similar project.  
At its October 2007 meeting, the Commission extended the 60-day time limit to act on the 
amendment from October 14, 2007 to October 14, 2008.   
 
The amendment responds to AB 1866, which amended Government Code Section 65852.2 to 
change the process for the review of second unit applications in single family and multi-family 
residential zones.  Most significantly, AB 1866 requires that second unit applications received 
after July 1, 2003 be considered by local governments “ministerially without discretionary 
review or a hearing.”  However, AB 1866 does not change the substantive standards that apply 
to coastal development permits for second units.  In addition, the restriction on public hearings 
does not extend to the Coastal Commission.  Other components of the amendment implement 
General Plan Housing Element policies to promote affordable and special needs housing, and 
adopt procedures for persons with disabilities to request “Reasonable Accommodations” in the 
application of land use policies. 
 
As submitted, the amendment is not consistent with various policies of the certified Land Use 
Plan, which is the standard of review. Most significantly, the LCP should continue to assure 
that second units are potentially appealable to the Coastal Commission so that potential 
resource impacts of statewide importance, including agriculture, visual resources, and water 
resources, remain subject to the higher scrutiny of review currently provided by the LCP. If 
approved with modifications to assure protection of coastal resources, while still meeting the 
streamlining objectives of AB 1866 at the local level, staff recommends that the Commission 
approve the proposed LCP amendment as consistent with and adequate to carry out the LUP.   
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I. Staff Recommendation – Motions and Resolutions 
Staff recommends that the Commission, after public hearing, approve the proposed 
amendment with suggested modifications. The Commission needs to make 2 motions in order 
to act on this recommendation.  

1. Denial of Implementation Plan Major Amendment Number 1-06 as Submitted  
Staff recommends a YES vote on the motion below. Passage of this motion will result in 
rejection of the amendment and the adoption of the following resolution and the findings in this 
staff report. The motion passes only by an affirmative vote of a majority of the Commissioners 
present. 

Motion (1 of 2). I move that the Commission reject Major Amendment Number 1-06 to 
the County of Sonoma Local Coastal Program Implementation Plan as submitted. 

Resolution to Deny. The Commission hereby denies certification of Major Amendment 
Number 1-06 to the County of Sonoma Local Coastal Program Implementation Plan as 
submitted by the County of Sonoma and adopts the findings set forth in this staff report 
on the grounds that, as submitted, the Implementation Plan amendment is not 
consistent with and not adequate to carry out the certified Land Use Plan. Certification 
of the Implementation Plan amendment would not comply with the California 
Environmental Quality Act because there are feasible alternatives or mitigation 
measures which could substantially lessen any significant adverse effect which the 
Implementation Plan Amendment may have on the environment. 
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2. Approval of Implementation Plan Major Amendment Number 1-06 if Modified  
Staff recommends a YES vote on the motion below. Passage of this motion will result in 
certification of the amendment with suggested modifications and the adoption of the following 
resolution and the findings in this staff report. The motion passes only by an affirmative vote of 
a majority of the Commissioners present. 

Motion (2 of 2). I move that the Commission certify Major Amendment Number 1-06 to 
the County of Sonoma Local Coastal Program Implementation Plan if it is modified as 
suggested in this staff report.  

Resolution to Certify with Suggested Modifications. The Commission hereby 
certifies Major Amendment Number 1-06 to the County of Sonoma Local Coastal 
Program Implementation Plan if modified as suggested and adopts the findings set forth 
in this staff report on the grounds that, as modified, the Implementation Plan 
amendment is consistent with and adequate to carry out the certified Land Use Plan. 
Certification of the Implementation Plan amendment if modified as suggested complies 
with the California Environmental Quality Act because either: (1) feasible mitigation 
measures and/or alternatives have been incorporated to substantially lessen any 
significant adverse effects of the plan on the environment; or (2) there are no further 
feasible alternatives or mitigation measures that would substantially lessen any 
significant adverse impacts which the Implementation Plan Amendment may have on 
the environment.  

II. Suggested Modifications 
The Commission hereby suggests the following modifications to the proposed implementation 
plan amendment, which are necessary to make the requisite Land Use Plan consistency 
findings.  If the County of Sonoma, by formal resolution of the Board of Supervisors, accepts 
the suggested modification within six months of Commission action (i.e., by March 12, 2009) 
the corresponding amendment will become effective upon Commission concurrence with the 
Executive Director’s finding that this acceptance has been properly accomplished.  The 
County’s proposed language is denoted in underline.  Where applicable, text in bold double 
underline format denotes text to be added and text in bold strikethrough denotes text to be 
deleted.  

1.   Modify Exhibit B of the County’s proposal, “Amendments to Agricultural and Rural 
Residential Zone Districts” such that Second Units in Agricultural Districts remain 
conditionally permitted uses, as follows:  
 

California Coastal Commission 
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A.  Revise the following proposed language in the “Permitted Uses” category for 
IP Coastal Zoning Ordinance Sections 26C-40(DA), 26C-50(RRD), 26C-80(AR) and 
26C-90(RR) only:  
 

 “One (1) Second Dwelling Unit per lot, pursuant to Section 26C-325.1, 
provided that the water supply for the Second Dwelling Unit is proposed to 
be located within a designated Class 1or 2 Groundwater Availability Area.  
Second units may be established within designated Class 3 water-scarce 
areas only where the domestic water source is located on the subject 
parcel, or a mutual water source is available; and groundwater yield 
is sufficient for the existing and proposed use, pursuant to Section 
7-12 of the Sonoma County Code. Second units may be established 
within designated Class 4 water-scarce areas only where a hydro-
geotechnical report, as defined, certifies that the establishment and 
continuation of the secondary residential use will not have significant 
adverse impacts on local groundwater availability or yield.” Approval of 
any such second dwelling unit is appealable to the Commission 
pursuant to Coastal Act section 30603. 

 
B.  Undelete portions of and retain portions of the existing language in the “Uses 
Permitted with a Use Permit” category of IP Coastal Zoning Ordinance Sections 
26C-21(LIA) and 26C-31(LEA).   
 

One (1) second dwelling unit per lot provided that the procedures and all 
criteria of Section 26-88-060 are met.  One (1) second dwelling unit per 
lot provided that the procedures and all criteria of Section 26C-325.1 
are met. Second units may be established within designated Class 3 
water-scarce areas only where the domestic water source is located 
on the subject parcel, or a mutual water source is available; and 
groundwater yield is sufficient for the existing and proposed use, 
pursuant to Section 7-12 of the Sonoma County Code. Second units 
may be established within designated Class 4 water-scarce areas 
only where a hydro-geotechnical report, as defined, certifies that the 
establishment and continuation of the secondary residential use will 
not have significant adverse impacts on local groundwater 
availability or yield.  Approval of any such second dwelling unit is 
appealable to the Commission pursuant to Coastal Act section 
30603.  The procedures include provisions for waiver of the use permit 
unless a protest of such waiver is received by the planning department.  
The criteria include, but are not limited to maximum size limitations, 
maximum separation between primary dwelling units and second dwelling 
units, setbacks and yard requirements; (Ord. No. 3511.) 

California Coastal Commission 
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2.  Modify Exhibit E of the County’s proposal add the following language to proposed IP 
Coastal Zoning Ordinance Section 26C-325.1(C) (Second Dwelling Units Permit 
Requirements):  
 

C. Permit Requirements.  A Zoning Permit (Section 26-92-170 and 26C-330-
zoning/coastal permit) shall be required for a Second Dwelling Unit in all Zoning 
Districts.  A Use Permit shall also be required for a Second Dwelling Unit in LIA 
and LEA Zoning Districts.  Additionally, Second Dwelling Units must comply with all 
other applicable Building Codes and requirements, including evidence of adequate 
septic capacity and water yield.  Any approval of any second unit development must be 
supported by findings demonstrating consistency of the second unit development with 
Sections 26-99-060 and 26C-325.1, including but not limited to Subsections I(7) through 
I(12). 

 
3.  Modify Exhibit E of the County’s proposal to add the following language to proposed 
IP Coastal Zoning Ordinance Section 26C-325.1(G) (Second Dwelling Units Density):  
 

G. Density.  As provide by Government Code Section 65852.2(b)(5), Second 
Dwelling Units in DA, RRD, AR, RR, R1, and R2 Zoning Districts are exempt from the 
density limitations of the General Plan., provided that no more than one Second 
Dwelling Unit may be located on any parcel.  In all applicable zoning districts, no 
more than one Second Dwelling Unit may be located on any parcel and a Second 
Dwelling unit may not be located on any parcel already containing a non-conforming 
dwelling with respect to land use or density, or developed with a duplex, triplex, 
apartment or condominium.  

 
4.  Modify Exhibit E of the County’s proposal to add the following language to proposed 
IP Coastal Zoning Ordinance Section 26C-325.1(I) (Second Dwelling Units Design and 
Development Standards): 
 

7. Conformance with certified LCP.  All new secondary dwelling development 
when combined with all existing site development shall together conform to all 
applicable requirements of the Coastal Plan, Administrative Manual and Coastal 
Zoning Ordinance.  
8. Public Access.  Second residential units shall not obstruct public access to 
and along the coast, or public trails. 
9. Visual Resources.  Second residential units shall not significantly obstruct 
public views from any public road, trail, or public recreation area to, and along 
the coast. 
10. Environmentally Sensitive Habitat Areas and Wetlands.  All development 
associated with second residential units shall be located no closer than 100 feet 
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from the outer edge of an environmentally sensitive habitat area or the average 
setback of existing development immediately adjacent as determined by the 
“string line method.”  
11. Agricultural Lands.  All development associated with second residential 
units shall be prohibited on prime agricultural soils and where there are no prime 
soils be sited so as to minimize impacts to ongoing agriculturally-related 
activities. 
12. Second residential units shall not be approved absent a finding of adequate 
water supply and wastewater treatment.  

 
 
5.  In Exhibit G of the County’s proposal, “Requests for Reasonable Accommodation 
Under Fair Housing Acts,” add the following language to and delete portions of 
proposed IP Coastal Zoning Ordinance Section 26C-39.3(a) (Finding and Decision):  
 
(4) Whether the requested reasonable accommodation would be consistent with all 
applicable provisions of the certified LCP. the General Plan Land Use designation of the 
property which is the subject of the reasonable accommodation request, and with the 
general purpose and intent in the applicable Zoning District.  
 
6.  Modify the following language in existing IP Coastal Zoning Ordinance Section 26C-2 
(Principal Permitted Uses): 
  

(c)   “. . . additional dwellings beyond one single-family dwelling on parcels zone LIA, 
LEA, DA, RRD, RRDWA, and TP, AR, RR, R1, and R2 are not considered to be 
Principal Permitted Uses and are appealable to the California Coastal Commission 
pursuant to section 30603 of the Coastal Act.”  

 

III. Findings and Declarations 
The Commission finds and declares as follows:  

A. Proposed LCP Amendment 

1. Government Code (and AB 1866) Second Unit Requirement Background 
Signed by former Governor Davis on September 29, 2002, AB 1866 added three new 
provisions to Section 65852.2 of the Government Code that are particularly significant for the 
purposes of reviewing proposed second units in single family and multi-family residential zones 
within the coastal zone. Section 65852.2 now:  

1) Requires local governments that adopt second unit ordinances to consider second unit 
applications received on or after July 1, 2003 “ministerially without discretionary review 
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or a hearing.” (Government Code Section 65852.2(a)(3)) 

2) Requires local governments that have not adopted second unit ordinances to “approve 
or disapprove the [second unit] application ministerially without discretionary review.” 
(Government Code Section 65852.2(b)(1)) 

3) Specifies that “nothing in [Section 65852.2] shall be construed to supersede or in any 
way alter or lessen the effect or application of the California Coastal Act ... except that 
the local government shall not be required to hold public hearings for coastal 
development permit applications for second units.” (Government Code Section 
65852.2(j)) 

Thus, Section 65852.2 significantly affects one component of local government procedures 
regarding coastal development permits for second units in residential zones (public hearings), 
but does not change the substantive standards that apply to coastal development permits for 
such second units.  

Pursuant to Section 65852.2, local governments can generally no longer hold public hearings 
regarding second units in residential zones.  This prohibition applies both to initial local review 
and any subsequent local appeals that may be allowed by the LCP.  The restriction on local 
public hearings, however, does not apply to the Coastal Commission itself.  The Commission 
can continue to conduct public hearings on proposed second units located in areas where the 
Commission retains permitting jurisdiction, and when locally approved coastal development 
permits are appealed to the Commission.  

Section 65852.2 does not affect any other procedures nor the development standards that 
apply to second units in residential zones located within the coastal zone.  Rather, it clarifies 
that all requirements of the Coastal Act apply to second units, aside from requirements to 
conduct public hearings.  Thus, for example, public notice must be provided when second unit 
applications are filed and members of the public must be given an opportunity to submit 
comments regarding the proposed development.  When a second unit application is 
appealable, local governments must still file a final local action notice with the Commission and 
inform interested persons of the procedures for appealing the final local action to the 
Commission.  In addition, all development standards specified in the certified LCP and, where 
applicable, Chapter 3 of the Coastal Act, apply to such second units.  

2. Description of Proposed LCP Amendment 
 
On December 26, 2006, the Sonoma County Board of Supervisors adopted Resolution No. 06-
1065 to amend Chapter 26C (coastal zoning ordinance) of the Sonoma County Code to 
implement fair housing laws, to establish revised procedures and standards for second 
dwelling units in both residential and agricultural zone districts, to add provisions for homeless 
shelters in urban zoning districts, and to specify minimum residential densities.  Adoption of the 
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amendment was necessary, in part, to bring the county into conformance with AB 1866 and 
state and federal Fair Housing Acts.  
 
1. Amendments to Zoning Ordinance Definitions.  The proposed amendment would make 

changes to Section 26C-12 of Chapter 26C of the Sonoma County Code to add the 
definitions of "Efficiency Dwelling Unit," "Emergency Homeless Shelter," and "Small-
scale Homeless Shelter," to modify the definition of "Guest House," to delete the 
definition of "Family," and replace the existing definition of "Dwelling Unit, Second".   

 
2. Amendments to Agricultural and Rural Zone Districts.  Sections 26C, 20 and 21 (LIA-

Land Intensive Agriculture), 26C, 30 and 31 (LEA-Land Extensive Agriculture), 26C, 40 
and 41 (DA-Diverse Agriculture), 26C, 50 and 51 (RRD-Resources and Rural 
Development), 26C, 60 and 61 (RRDWA-Resources and Rural Development 
(Agricultural Preserve)), 26C, 80 and 81 (AR-Agricultural and Residential), 26-C, 90 and 
91 (RR-Rural Residential) of Chapter 26C of the Sonoma County Code would be 
amended as follows:  
(a) In the LIA, LEA, DA, RRD, AR, RR Zone Districts, amendments would be made to 
add Second Dwelling Units as a principally permitted use rather than a conditionally 
permitted use, in conformance with Section 26C-325.1 (Second Dwelling Units) on 
parcels with a gross area of not less than 2.00 acres  
1)  without restriction where the water source for the unit is within a Class I or Class II 
Groundwater Availability Area;  
2)  subject to the Sonoma County Building Code Section 7.12 water yield test if located 
within a Class 3 Groundwater Availability Area; and,  
3)  subject to the water yield test, and the requirement that the water source be located 
on the same parcel as the proposed second unit, when the water source for the 
proposed unit is located within a Class 4 water-scarce area.  
 
Additionally, all applications for Second Dwelling Units on parcels within a Class 4 
water-scarce area shall be accompanied by a hydro-geological report prepared by a 
licensed professional, which report provides specified data and analysis, including a 
finding that the establishment and continuation of the proposed use will not have 
significant adverse impacts on local groundwater availability or yield.  
 

3. Amendments to Urban Residential Districts.  Sections 26C-100 (R1-Low Density 
Residential), and 26C-110 (R2-Medium Density Residential) of Chapter 26C of the 
Sonoma County Code would be amended as follows:  
(a)  In the R1 and R2 Zone Districts, amendments would be made to allow Second 
Dwelling Units as a principally permitted use rather than a conditionally permitted use.  
(b)  In the R1 Zone District, amendments would be made to allow guest houses as a 
principally permitted use, and to delete guest houses from the list of conditionally 
permitted uses.   

California Coastal Commission 
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(c)  In the R1 and R2 Zone Districts, amendments would be made to add small-scale 
homeless shelters serving up to 10 persons as a conditionally permitted use subject to a 
minor use permit.  
(d)  In the R1 Zone District, an amendment would be made to clarify minimum 
residential density requirements for new developments.  
 

4. Amendments to Urban Commercial and Industrial Districts.  Sections 26C-150 (C2-
Community Commercial) of Chapter 26C of the Sonoma County Code would be 
amended as follows: 
(a)  In the C2 Zone District, amendments would allow small-scale homeless shelters 
serving up to 10 persons with a use permit, subject to design review.  
(b)  In the C2 Zone District, amendments would allow emergency shelters with up to 50 
beds, subject to the granting of a use permit and design review.  
 

5. Second Dwelling Units.  Section 26C-325.1 (Second Dwelling Units) would be amended 
to replace the existing Second Dwelling Unit section in its entirety to implement the 
requirements of Government Code Section 65852.2, and includes permit requirements, 
exemptions from density limitations, site requirements (including water availability and 
minimum parcel size), and design and development standards.  

 
6. Removal of Quarter-Mile Restriction from Housing Opportunity Areas.  Section 26C-

326.2 (Housing Opportunity Areas) of Chapter 26C of the Sonoma County Code would 
be amended to delete the provision requiring a use permit for projects located within 
one quarter-mile of a similar project.  

7. Reasonable Accommodations.  A new Article 39 (Requests for Reasonable 
Accommodation Under the Fair Housing Acts) would be added to Chapter 26C of the 
Sonoma County Code.   

 
See Exhibit A for the Sonoma County Board of Supervisors ordinance and text of the proposed 
amendment.  See Exhibit B for Existing Certified Second Dwelling Unit Ordinance, and Exhibit 
C for Sonoma County Building Code Section 7-12 Building permits in water scarce areas and 
second dwelling units in marginal water areas.  See attached 2003 Memo to City and County 
Planning Directors from Peter Douglas re: Coastal Development Permit procedures for second 
units. 

3. Effect of Proposed Amendment 
 
Applications for secondary dwelling units, up to a maximum of 1,000 square feet in size, would 
be processed ministerially without public hearings.  The proposed changes would potentially 
make it easier and quicker for applicants to gain approvals for second units in both residential 
and agricultural zones. The amendment also implements provisions and requirements of the 
Federal and State Fair Housing Acts by including a procedure for persons with disabilities to 
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request “Reasonable Accommodations" in the application of land use controls, regulations and 
policies.   

B. Consistency Analysis 

1. Standard of Review 
The standard of review for proposed modifications to the County’s IP is that they must conform 
with and be adequate to carry out the policies of the Land Use Plan (LUP).  In general, Coastal 
Act policies set broad statewide direction that are generally refined by local government LUP 
policies giving local guidance as to the kinds, locations, and intensities of coastal development.  
IP (zoning) standards then typically further refine LUP policies to provide guidance on a parcel-
by-parcel level.  Because this is an IP (only) LCP amendment, the standard of review is the 
certified Land Use Plan (LUP). 

2. LUP Consistency Requirement  
In order to approve an Implementation Plan amendment, it must conform with and be 
adequate to carry out the Land Use Plan.  The County’s LUP protects agricultural resources, 
environmentally sensitive habitats, public access, visual and community character, and 
requires demonstration of adequate sewer and water capacity to serve proposed development.  
It also distinguishes between urban and rural development, and directs development to 
developed areas best able to accommodate it.  Overall, these LUP requirements implement 
fundamental goals of the Coastal Act. 

3. Analysis  
The proposed IP amendment is mostly straight-forward and narrowly focused in response to 
recent state law requirements. However, as proposed by the County, second units would no 
longer be conditional uses in certain zones but rather, principally-permitted. Thus, second units 
approved by the County would not be automatically appealable to the Commission pursuant to 
Coastal Act Section 30603(a)(4).  Because second units have the potential to raise several 
significant cumulative as well as individual coastal resource issues such as impacts to visual 
resources, environmentally sensitive habitat areas, agricultural resources, and public services 
as discussed further below, the Commission finds that it is important to reserve both the 
County’s discretion with respect to second units in agricultural areas, which are not subject to 
AB 1866, and the Commission’s ability to appeal any such second unit approved by the 
County that raises a potential issue of conformance with the certified LCP.  The Commission 
therefore attaches Suggested Modification No. 6.  In so doing, both the requirements of the 
Coastal Act and AB 1866 may be met. 
 

Agriculture 
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The Sonoma County LUP contains strong policies to protect coastal agriculture consistent with 
Coastal Act sections 30241 and 30242. The LUP includes restrictive minimum parcel sizes and 
residential density limitations that are “intended to approximate and perpetuate the existing 
ranch character of much of the coast.”1 These include a maximum number of four residential 
units per parcel, with a minimum parcel size of 40 or 160 acres, depending on the use (e.g. 
dairy or grazing). 
 
In terms of residential uses, the LUP currently allows for a single residential dwelling on a 
vacant agricultural parcel if other conditions are met (for example, only east of Highway 1, not 
in a sensitive viewshed). It also allows additional single family dwellings, second dwelling units, 
farm family units, and farm worker housing.2 However, the land use policies that apply to such 
residential uses in agricultural zones include the following:3
 

1. Encourage compatible, resource-related uses on designated resource lands. Such 
uses should not conflict with resource production activities. Residential . . . 
uses should be located in existing communities or commercial centers as shown on 
the Land Use Plan …. 

2. Allow up to four residential units per resource parcel, consistent with the maximum 
residential density, for the purpose of housing family members and employees. 
All housing units should be clustered in relation to environmental features and the 
management conditions of the ranch. 

… 
4. Establish resource compatibility and continued productivity as primary 

considerations in parcel design and development siting. Implement General 
Plan Policies AR-4c and AR-4d to establish Agricultural setbacks and apply the 
provision of the ‘Right to Farm’ ordinance. 

… 
 [emphasis added] 
 
Further, as described in the Land Use chapter of the LUP, “residential and other land uses 
must relate to resource production.”4

 
The intent of the land use plan is to assure that the primary use of agricultural lands maintains 
the maximum amount of coastal agriculture available for or in production. Residential 
development must be subordinate to agricultural production. Where it is allowed, it must be for 
the purpose of housing family members (associated with the primary residential use 
associated with the agricultural parcel) or for farm labor housing. Additional residences must 

                                                 
1 Sonoma County LUP, p. 43. 
2 Id. p. 50. 
3 Id. p. 53-5. 
4 Id. p. 182. 
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also be clustered to protect agricultural land uses, and use setbacks, buffers and right to farm 
restrictions to further assure protection of agriculture. 
 
To implement the LUP, the certified IP specifies various strict requirements for additional 
residential uses in each of the agricultural zones. For example, in the LEA District (Land 
Extensive Agriculture), one detached “farm family unit” may be allowed provided that an 
agricultural easement is recorded. Most important, in each of the agricultural districts additional 
residential units beyond one single-family dwelling are conditional uses and thus subject to the 
higher standards of scrutiny defined by Coastal Act section 30603 specifying the Commission’s 
appeal jurisdiction.5

 
The County’s LUP thus includes clear provisions for the protection of agricultural land and 
minimizing conflicts between agricultural and urban land uses by, in part, limiting the 
conversion of agricultural land for non-agricultural uses and by assuring that public service and 
facility expansions and non-agricultural development do not impair agricultural viability.  Lands 
zoned LIA and LEA are specifically reserved for long-term productive agricultural use, namely 
the production of food, fiber, or plants.  The Commission finds that the development of uses 
not central to agricultural use on LIA and LEA lands, such as residential development, raise 
significant issues with regard to the potential to impair the agricultural viability of the land in a 
manner inconsistent with the intent of the zoning designation and the protection of agricultural 
resources provided in the certified LUP.  Therefore, the proposed implementation plan 
amendment, which allows second units on agricultural lands zoned LIA and LEA as a 
principally permitted use, would not conform with or carry out the certified LUP and must be 
denied as submitted.  The Commission finds that it is important to reserve both the County 
discretionary ability to review, and the Commission’s ability to appeal, any second unit 
approved by the County on LIA and LEA lands because it raises a potential issue of 
conformance with the policies in the certified LCP regarding the protection of agricultural lands.  
Therefore the Commission attaches Suggested Modification Number 1.  As modified, second 
units will only be conditionally allowed on agricultural lands zoned LIA and LEA in a manner 
consistent with the agricultural policies of the certified LUP  

The proposed implementation plan changes would also allow second units as principally 
permitted uses in RRD, DA and AR Agricultural Zone Districts.  In contrast to LIA and LEA 
agricultural zoning districts, RRD, DA and AR zoning districts allow for both agricultural and 
residential uses.  Nonetheless, siting a residential second unit within an area that is used 
agriculturally could adversely affect agricultural productivity, inconsistent with sections of the 
LUP that implement Coastal Act policies 30241 and 30242.  Therefore, the proposed 
Implementation Plan amendment would not conform with or carry out the certified LUP and 
                                                 
5 This is clearly specified in both the IP overview section 26C-2(c) and the IP sections corresponding to the Agricultural districts, except 

for the AR district, which is only listed in 26C-2(c) (“. . . additional dwellings beyond one single-family dwelling on parcels zone LIA, 
LEA, DA, RRD, RRDWA, and TP, AR, RR, R1, and R2 are not considered to be Principal Permitted Uses.” For purposes of this 
amendment, the Commission assumes that the 26C-2(c) states the existing requirement, notwithstanding the absent language in the AR 
district (IP 26C-80). 
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must be denied.  However, the Commission finds that the amendment could be modified to 
conform with the LUP.  Therefore, the Commission attaches Suggested Modification 4 to add 
additional development standards to the proposed residential second unit provisions of the 
zoning ordinance to protect agricultural productivity, as well as environmentally sensitive 
habitat, visual resources and public access, which are also potentially impacted in these 
zones.  The suggested modification would prohibit all development associated with second 
residential units from encroaching onto prime agricultural soils and where there are not prime 
soils be sited so as to minimize impacts to ongoing agriculturally related activities.  In addition, 
the Commission attaches Suggested Modification 2 to make it clear that all residential second 
units must conform to these standards to be permitted. 
Finally, the commission attaches Suggested Modifications 1 and 6 to clarify and reconfirm that 
the approval of second units in any zones, whether as a permitted or conditionally permitted 
use, is appealable to the commission pursuant to Section 30603 of the Coastal Act.  The ability 
to appeal coastal permits granted for second units to the Commission affords significant 
protection for agricultural, visual, new development, public access, and wetland and 
environmentally sensitive habitat area resources consistent with the provisions of the LUP that 
implement the Coastal Act sections 30210-30212, 30240, 30241, 30242, 30250, and 30251. 

Public Services 
A major goal of the LCP’s Development section on Public Services is the provision of basic 
public works, especially water resources and sewage disposal.  The LCP states that housing 
production should be concentrated in areas where public sewer and water service is available 
(Recommendation #10, Section VII-15).  Where such services are limited, priority must be 
given to coastal dependent land uses.   
 
The LCP also states that Public Works capacities should only be expanded to accommodate 
development identified in the coastal plan (Recommendation #1, Section VII-30), and that 
within urban services areas, new development be connected to available services 
(Recommendation #10, Section VII-31).  
 
The Coastal Zone in Sonoma County lies almost entirely within areas of scarce water 
resources.  The LCP acknowledges this and Sonoma County has an officially adopted 
groundwater availability classification map that encompasses both rural and urban areas (i.e. 
Bodega Bay), although Bodega Bay is served by a municipal utility district (see below).  Almost 
all coastal zone parcels are in Class 3 and 4 areas and thus require testing before permitting of 
second units.  Because approval of some second units in specified zones would be considered 
“principally permitted,” and use permits would no longer be required under the proposed 
amendment, the proposed amendment specifies clear ministerial standards for all units in 
water-scarce areas with objective criteria for approval or denial.  No building permits for new or 
replacement second units would be issued in these areas unless a formal hydro-geological 
report verifies that the parcel meets current Building Code standards (see Exhibit C).  
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In addition, as specified above, the proposed implementation plan has been modified to allow 
second units as principally permitted uses only in specified zones.  As modified, second units 
in LIA and LAE agricultural zones will remain conditionally permitted uses and require water 
yield testing before permitting of second units in these agricultural zones.  Zones whose 
primary purpose is agriculture, a higher priority use under the LUP and the Coastal Act, will 
thereby not allow conversion of agricultural land to a residential use as a matter of right and 
approval of second units on agriculturally zoned land will remain appealable to the 
Commission.  In this way, the Commission ensures that water necessary to sustain agriculture 
in agricultural zones will not be diverted to lesser priority residential uses. 
 
Urban Districts 
 
The Bodega Bay urban services area is served by the Bodega Bay Public Utility District 
(BBPUD) with connections for drinking water and sewage outflow.  The background section of 
the LUP Chapter VII states that the BBPUD has adequate water supply for existing 
development but not enough for full buildout.  BBPUD states that there are currently 125 
remaining connections in their urban services area before the system reaches its maximum 
capacity, affectively limiting the number of second units that could potentially be built, unless 
new water sources are developed.  
 
The proposal would potentially increase the number of second units in urban areas by allowing 
second units on parcels that have a gross lot area of between 5,000 and 6,000 sq. ft. if they 
have both public sewer and water service, and only with a 30-year affordable housing 
agreement.  The change could potentially increase the number of allowable second units by 
approximately 132, which is beyond the current capacity of BBPUD.  However, with 
modification 4, which requires an additional ministerial finding of adequate water supply to 
approve a second unit, adequate water supplies will be assured.  Further, existing LUP policy 
VII-31 requires new development to be served with water and sewer service, so if there is no 
water available at the time of consideration, the unit could not be approved.  If a water services 
connection was not available, a property owner could theoretically seek to develop a well, but 
there are existing strict standards on groundwater extractions in the currently certified LUP and 
in the proposed second unit ordinance, ensuring that second units are developed only in areas 
with adequate services.  Any new wells in the urban area would require yield tests and would 
be subject to the current and amended standards.6  Therefore, the Commission finds that there 
are adequate water and sewer services to serve the proposed amendment as it pertains to 
second units in the Bodega Bay area, consistent with LUP Policies VII-15 and VII-30 & 31.  
 

Rural Districts 
                                                 
6 In practice, proposals for wells in the urban area would be unlikely to provide water at sufficient yield or quality to receive a zoning permit, 
and would be prohibitively expensive on an urban parcel as it would require an evaluation of the entire water basin in which the well would be 
drilled.  Furthermore few owners are likely to pursue a private well for a second unit of a maximum of 1,000 square feet.   
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The proposed amendment would allow second units on parcels between 1.5 and 2.0 acres in 
Class 1 and 2 Groundwater Availability Areas with a 30-year affordable housing agreement. 
This could theoretically increase the number of units allowed in these areas by approximately 
146. The change only applies to Class 1 and 2 groundwater availability areas, which are not 
considered to be as water scarce. Most of the coastal zone is in water areas 3 and 4, so in 
practice very few additional second units would be allowed as they are only allowed in 
groundwater areas 1 and 2.  
 
Further, the proposed amended second dwelling unit ordinances includes specific, stringent 
requirements for groundwater yield testing in Class 3 and 4 water-scarce areas before any 
new second units could be permitted, ensuring that second units are developed only in areas 
with adequate water, consistent with the LUP.  The proposed amendment specifies clear 
ministerial standards for all units in water-scarce areas with objective criteria for approval or 
denial.  No building permits for new or replacement second units would be issued in these 
areas unless a formal hydro-geological report verifies that the parcel meets current Building 
Code standards (see Exhibits A and C).  Therefore, the Commission finds that there are 
adequate water and septic system controls to serve the proposed amendment as it pertains to 
second units in the rural zoning districts, consistent with LUP Policies VII-14 & 31.  
 
Development Standards 
 

The proposed implementation plan amendment would allow second units in both residential 
and agricultural zones without regard to the otherwise applicable density limitations of the 
certified LCP.  Construction of a second unit on a site inherently intensifies the use of a subject 
parcel.  The County’s LUP includes provisions for the protection of agricultural land and 
minimizing conflicts between agricultural and urban land uses by, in part, limiting the 
conversion of agricultural land for non-agricultural uses and by assuring that public service and 
facility expansions and non-agricultural development do not impair agricultural viability.  Lands 
zoned LIA and LEA are specifically reserved for long-term productive agricultural use, namely 
the production of food, fiber, or plants.  The Commission finds that the exceptions to density 
limitations on LIA and LEA lands, such as residential development, raise significant issues with 
regard to the potential to impair the agricultural viability of the land in a manner inconsistent 
with the provisions of the certified LUP which implement 30250, 30241 and 30242 and provide 
for the protection of agricultural and public service resources.  Therefore, the proposed 
implementation plan amendment, which allows second units on agricultural lands zoned LIA 
and LEA without regard to the otherwise applicable density limitations of the certified LCP, 
would not conform with or carry out the certified LUP and must be denied as submitted.  The 
Commission finds that it is important that second units on LIA and LEA agriculturally zoned 
lands conform to the otherwise applicable density limitations in order to ensure conformance 
with the policies in the certified LCP regarding the protection of agricultural lands and the 
provision of public services.  Therefore the Commission attaches Suggested Modification 
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Number 3.  As modified, second units will only be conditionally allowed on agricultural lands 
zoned LIA and LEA in a manner consistent with the agricultural policies of the certified LUP.   

The proposed amendment provides that all new development must conform to the 
development standards of the underlying zone district (including side yard setbacks, height, 
minimum lot size, width, and depth requirements, etc.) except as otherwise provided by the 
second unit ordinance.  The proposed amendment does not however, place limits on the 
combined product of the primary residence (and all related development) and secondary 
dwelling unit when aggregated together.  Denser development could be to the detriment of 
community character, water quality, and coastal viewsheds, and thus inconsistent with the 
LUP.  Fortunately, this problem is easily corrected by specifying that all development 
standards are cumulative.  In other words, if the development standards require that secondary 
dwelling units when combined with all existing site development must meet all LCP standards 
when considered together, the amendment would be consistent with and adequate to carry out 
the policies of the LUP.  Therefore, the Commission suggests modification number 4.  As 
modified, the Commission finds that the proposed IP amendment conforms to and is adequate 
to carry out the requirements of the LUP. 

Finally, although the proposed implementation plan amendment identifies several development 
standards applicable to all second units, it does not contain certain development standards 
necessary to ensure that all second units conform with and carry out all applicable policies of 
the certified LUP.  Therefore, the proposed implementation plan would not conform with and 
carry out all applicable policies of the certified LCP.  To ensure that all second unit 
development is consistent with the ESHA, new development, public access and visual 
resource policies of the LUP, the Commission attaches Suggested Modification No. 4 which 
inserts development standards that require all second units to: (a) not significantly obstruct 
public views; (b) be located at least 100 feet from any wetland or ESHA; (c) not obstruct public 
access to and along the coast or public trails; and (d) assure adequate water supply and 
wastewater treatment.  Only as modified, does the proposed implementation plan, conform 
with and carry out the policies of the LUP protecting public services, public views, wetlands 
and ESHA and public access.  In addition, the Commission attaches Suggested Modification 2 
to make it clear that all residential second units must conform to these standards to be 
permitted. 

C. California Environmental Quality Act (CEQA) 
Section 21080.9 of the California Public Resources Code – within the California Environmental 
Quality Act (CEQA) – exempts local government from the requirement of preparing an 
environmental impact report (EIR) in connection with its activities and approvals necessary for 
the preparation and adoption of a local coastal program.  Instead, the CEQA responsibilities 
are assigned to the Coastal Commission and the Commission's LCP review and approval 
program has been found by the Resources Agency to be functionally equivalent to the EIR 
process.  Thus, under CEQA Section 21080.5, the Commission is relieved of the responsibility 
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to prepare an EIR for each LCP. 
 
Nevertheless, the Commission is required, in approving an LCP submittal, or, as in this case, 
an LCP amendment submittal, to find that the approval of the proposed IP, as amended, does 
conform with CEQA provisions, including the requirement in CEQA section 21080.5(d)(2)(A) 
that the amended IP will not be approved or adopted as proposed if there are feasible 
alternative or feasible mitigation measures available which would substantially lessen any 
significant adverse impact which the activity may have on the environment.  14 C.C.R. §§ 
13542(a), 13540(f), and 13555(b). 

This staff report has discussed the relevant coastal resource issues with the proposal.  All 
public comments received to date have been addressed in the findings above.  All above 
Coastal Act findings are incorporated herein in their entirety by reference.  

As such, there are neither additional feasible alternatives nor feasible mitigation measures 
available which would substantially lessen any significant adverse environmental effects which 
approval of the amendment would have on the environment within the meaning of CEQA.  
Thus the proposed amendment will not result in any significant environmental effects for which 
feasible mitigation measures have not been employed consistent with CEQA Section 
21080.5(d)(2)(A).  
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